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How to Read this Report
This report should be read with reference to the documents listed below—downloadable on the
Forecast Program website (http://www.pdx.edu/prc/opfp).
Specifically, the reader should refer to the following documents:
 Methods and Data for Developing Coordinated Population Forecasts—Provides a detailed
description and discussion of the forecast methods employed. This document also describes the
assumptions that feed into these methods and determine the forecast output.
 Forecast Tables—Provides complete tables of population forecast numbers by county and all subareas within each county for each five-year interval of the forecast period (i.e., 2017-2067).
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Executive Summary
Historical
Different parts of the county experience differing growth patterns. Local trends within the UGBs and
the area outside them collectively influence population growth rates for the county as a whole.
Washington County’s total population has grown strongly during the 2000s, with an average annual
growth rate of 1.8 percent between 2000 and 2010. However, some of its sub-areas experienced more
rapid population growth during the 2000s. North Plains, the most populous UGB in Washington County
outside of the Metro boundary, and Banks, posted the highest average annual growth rates at 2.0 and
3.0 percent, respectively, during the 2000 to 2010 period.
Washington County’s population growth during the 2000s was largely the result of natural increase.
However, an aging population not only led to an increase in deaths but also resulted in a smaller
proportion of women in their childbearing years. This, along with more women choosing to have fewer
children and have them at older ages has led to fewer births in recent years. The larger number of births
relative to deaths caused a natural increase (more births than deaths) in every year from 2000 to 2015.
While natural increase outweighed net in-migration for the majority of the 2000s (except for 2006 and
2007); net in-migration has risen in recent years (2013 to 2015), outpacing natural increase in both 2014
and 2015 (Figure 12).

Forecast
Total population in Washington County and its sub-areas outside of the county’s Metro boundary will
likely grow at a faster pace in the near-term (2017 to 2035) compared to the long-term. North Plains,
with the second strongest population growth in the 2000s after Banks, is expected to experience faster
rates of population growth, while Banks is expected to experience a slower growth during the forecast
period. The Washington County portion of Gaston experienced slower growth rates it is expected to
maintain (Figure 1). The tapering of growth rates is largely driven by an aging population—a
demographic trend which is expected to contribute to a diminishing natural increase (more births than
deaths). As natural increase lessens population growth will become increasingly reliant on net inmigration.
Even so, Washington County’s total population is forecast to increase by close to 176,000 over the next
18 years (2017-2035) and by more than 269,000 over the second part of the forecast period (20352067). North Plains, with the second strongest population growth in the 2000s after Banks, is expected
to experience faster rates of population growth, while Banks is expected to experience slower growth
during the forecast period. The Washington County portion of Gaston experienced slower growth rates
it is expected to maintain.
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Figure 1. Washington County and Sub-Areas—Historical and Forecast Populations, and Average Annual Growth Rates (AAGR)

Historical

Washington County
Banks UGB
Gaston UGB (Washington)
North Plains UGB
Outside UGBs

2000
445,342
1,395
624
1,605
25,553

2010
529,710
1,876
646
1,964
25,429

Forecast
AAGR
(2000-2010)
1.8%
3.0%
0.3%
2.0%
0.0%

2017
589,562
1,908
654
2,266
25,566

2035
765,445
2,887
691
5,922
23,724

2067
1,035,089
3,388
726
7,718
23,233

AAGR
AAGR
(2017-2035) (2035-2067)
1.5%
0.9%
2.3%
0.5%
0.3%
0.2%
5.5%
0.8%
-0.4%
-0.1%

Sources: U.S. Census Bureau, 2000 and 2010 Censuses; Forecast by Population Research Center (PRC).
Note: PRC does not forecast populations within the Metro area. As a result, population numbers do not add up in this table.
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Historical Trends
Different growth patterns occur in different parts of the County. Each of Washington County’s sub-areas
was examined for any significant demographic characteristics or changes in population or housing
growth that might influence their individual forecasts. Factors that were analyzed include age
composition of the population, ethnicity and race, births, deaths, migration, and number of housing
units as well as the occupancy rate and persons per household (PPH). It should be noted that population
trends of individual sub-areas often differ from those of the county as a whole. However, population
growth rates for the county are collectively influenced by local trends within its sub-areas.

Population
Washington County’s total population grew from roughly 192,900 in 1975 to 570,510 in 2015 (Figure 2).
During this 40-year period, the county realized the highest growth rates during the late 1970s, which
coincided with a period of relative economic prosperity. During the early 1980s, challenging economic
conditions, both nationally and within the county, led to slower population growth. During the early
1990s population growth rates again increased, but challenging economic conditions in the late 1990s
again yielded growth to slow. Still, Washington County experienced rapid population growth between
2000 and 2015—averaging about 1.6 percent per year.
Figure 2. Washington County—Total Population by Five-year Intervals (1975 – 2010 and 2010-2015)

During the 2000s, Washington County’s average annual population growth rate stood just below two
percent (Figure 3). At the same time, Banks and North Plains recorded faster average annual growth
rates of 3.0 and 2.0 percent, respectively. The Washington portion of Gaston, however, experienced an
average annual growth rate less than half a percent. The area outside UGBs recorded a slight population
decline between 2000 and 2010.
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Figure 3. Washington County and Sub-areas—Total Population and Average Annual Growth Rate (AAGR) (2000
and 2010) 1

Washington County
Banks UGB
Gaston UGB (Washington)
North Plains UGB
Outside UGBs

2000
445,342
1,395
624
1,605
25,553

2010
529,710
1,876
646
1,964
25,429

AAGR
(2000-2010)
1.8%
3.0%
0.3%
2.0%
0.0%

Share of
County 2000
100.0%
0.3%
0.1%
0.4%
5.7%

Share of
County 2010
100.0%
0.4%
0.1%
0.4%
4.8%

Sources: U.S. Census Bureau, 2000 and 2010 Censuses.
Note: PRC does not forecast populations within the Metro area. As a result, population numbers and shares do not add up in this table.

Age Structure of the Population
Washington County’s population is aging at a faster pace compared to most Oregon counties. An aging
population typically increases the number of deaths but also yields a smaller proportion of women in
their childbearing years, which may result in a decline in births. However, for Washington County this
has not been entirely true. Births increased with the county’s population in spite of the rise in the
proportion of county population 65 or older between 2000 and 2010 (Figure 4). To further underscore
Washington County’s rapid trend in aging, the median age increased from about 33 in 2000 to 35.3 in
2010 and to 36.1 in 2015, an increase that is larger than observed statewide and several other counties
in the region during the same time frame.2

1

When considering growth rates and population growth overall, it should be noted that a slowing of growth rates
does not necessarily correspond to a slowing of population growth in absolute numbers. For example, if a UGB
with a population of 100 grows by another 100 people, it has doubled in population. If it then grows by another
100 people during the next year, its relative growth is half of what it was before even though absolute growth
stays the same.
2

Median age is sourced from the U.S. Census Bureau’s 2000 and 2010 Censuses and 2011-2015 ACS 5-year
Estimates.
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Figure 4. Washington County—Age Structure of the Population (2000 and 2010)

Race and Ethnicity
While the statewide population is aging, another demographic shift is occurring across Oregon: minority
populations are growing as a share of total population. A growing minority population affects both the
number of births and average household size. The Hispanic share of the total population increased
substantially from 2000 to 2010 (Figure 5), while the share for the White, non-Hispanic population
decreased over the same time period. This growing proportion of the Hispanic population and other
minority populations brings with it several implications for future population change. First, both
nationally and at the state level, fertility rates among Hispanic and minority women tend to be higher
than among white, non-Hispanic women. However, it is important to note recent trends show these
rates are quickly decreasing. Second, Hispanic and minority households tend to be larger relative to
white, non-Hispanic households.
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Figure 5. Washington County—Hispanic or Latino and Race (2000 and 2010)

Hispanic or Latino and Race
Total population
Hispanic or Latino
Not Hispanic or Latino
White alone
Black or African American alone
American Indian and Alaska Native alone
Asian alone
Native Hawaiian and Other Pacific Islander alone
Some Other Race alone
Two or More Races

2000
2010
445,342 100.0% 529,710 100.0%
49,735
11.2% 83,270
15.7%
395,607
88.8% 446,440
84.3%
346,251
77.7% 369,453
69.7%
4,778
1.1%
8,861
1.7%
2,335
0.5%
2,559
0.5%
29,552
6.6% 45,354
8.6%
1,249
0.3%
2,269
0.4%
650
0.1%
940
0.2%
10,792
2.4% 17,004
3.2%

Absolute Relative
Change Change
84,368
18.9%
33,535
67.4%
50,833
12.8%
23,202
6.7%
4,083
85.5%
224
9.6%
15,802
53.5%
1,020
81.7%
290
44.6%
6,212
57.6%

Sources: U.S. Census Bureau, 2000 and 2010 Censuses.

Births
Historical fertility rates for Washington County mirror the decreasing trends of fertility rates in Oregon
as a whole. Total fertility rates decreased notably in Washington County from 2000 to 2010 (Figure 6). At
the same time, fertility for women over 30 years of age remained fairly stable for Washington County,
while rates for women under 30 years of age declined (Figure 7 and Figure 8). As Figure 7 and Figure 8
demonstrate, total fertility in Washington County and Oregon was lower in 2010 compared to 2000
largely because women are having children at older ages. The direction of Washington County’s fertility
changes is comparable to that of the state as a whole, but the magnitude was greater for the county. In
2000, Washington County’s TFR was above replacement fertility, while Oregon as a whole was below
that level. Oregon continues to fall further below replacement fertility, and Washington County’s larger
decrease in TFR brought it in line with the 2010 state rate.
Figure 6. Washington County and Oregon—Total Fertility Rates (2000 and 2010)

Washington County
Oregon

2000
2.20
1.98

2010
1.81
1.80

Sources: U.S. Census Bureau, 2000 and 2010 Censuses .
Oregon Health Authority, Center for Health Statistics.
Calculated by Population Research Center (PRC).

11

Figure 7. Washington County—Age Specific Fertility Rate (2000 and 2010)

Figure 8. Oregon—Age Specific Fertility Rate (2000 and 2010)

Figure 9 shows the number of births by the area in which the mother resides. Note that the number of

births fluctuates from year to year. For example, a sub-area with an increase in births between two
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years could easily show a decrease for a different time period. With the exception of the area outside
UGBs, the county and its sub-areas recorded more births in 2010 than they had in 2000.
Figure 9. Washington County and Sub-Areas—Total Births (2000 and 2010)

Washington County
Outside UGBs
Smaller UGBs & Metro UGBs

2000
7286
226
7060

2010
7389
188
7201

Absolute
Change
103
-38
141

Relative
Change
1.4%
-16.8%
2.0%

Share of
Share of
County 2000 County 2010
100.0%
100.0%
3.1%
2.5%
96.9%
97.5%

Sources: Oregon Health Authority, Center for Health Statistics. Aggregated by Population Research Center (PRC).
Note: Smaller UGBs are those with populations less than 7,000 in forecast launch year.

Deaths
Though Washington County’s population is aging, life expectancy increased during the 2000s.3 In 2000,
life expectancy for males was 78 years and for females was 81 years. By 2010, life expectancy had
increased for both males and females to 80 and 84 years, respectively. For both Washington County and
Oregon, the survival rates changed little between 2000 and 2010—underscoring the fact that mortality
is the most stable component of population change compared to births and migration. Even so, the total
number of countywide deaths increased as the county’s population grew (Figure 10).
Figure 10. Washington County and Sub-Areas—Total Deaths (2000 and 2010)

Washington County
Outside UGBs
Smaller UGBs & Metro UGBs

2000
2448
389
2059

2010
2852
190
2662

Absolute
Change
404
-199
603

Relative
Change
16.5%
-51.2%
29.3%

Share of
Share of
County 2000 County 2010
100.0%
100.0%
15.9%
6.7%
84.1%
93.3%

Sources: Oregon Health Authority, Center for Health Statistics. Aggregated by Population Research Center (PRC).
Note 2: All other areas includes all smaller UGBs (those with populations less than 7,000) and the area outside UGBs. Detailed, point level death
data were unavailable for 2000, thus PRC was unable to assign deaths to some UGBs.

Migration
The propensity to migrate is strongly linked to age and stage of life. As such, age-specific migration rates
are critically important for assessing these patterns across five-year age cohorts. Figure 11 shows the
historical age-specific migration rates by five-year age group, both for Washington County and Oregon.
The migration rate is shown as the number of net in/out migrants per person by age group.
From 2000 to 2010, the county attracted a substantial number of adults, along with their children, and
retirees in search of housing and employment opportunities. Other age groups saw minimal net change.

3

Researchers have found evidence for a widening rural-urban gap in life expectancy. This gap is particularly
apparent between race and income groups and may be one explanation for the decline in life expectancy in the
2000s. See the following research article for more information. Singh, Gopal K., and Mohammad Siahpush.
“Widening rural-urban disparities in life expectancy, US, 1969-2009.” American Journal of Preventative Medicine
46, no. 2 (2014): e19-e29.
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Figure 11. Washington County and Oregon—Age Specific Migration Rates (2000-2010)

Historical Trends in Components of Population Change
In summary, Washington County’s positive population growth in the 2000s was the result of steady
natural increase and periods of substantial net in-migration (Figure 12). The larger number of births
relative to deaths has led to natural increase (more births than deaths) in every year from 2000 to 2015.
While net in-migration fluctuated dramatically during the early years of the last decade and slowed in
the years following the recession, the number of in-migrants has increased during recent years,
contributing to population increase. Even so, historical trends show that natural increase accounted for
the majority of the county’s population change.
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Figure 12. Washington County—Components of Population Change (2000-2014)

Housing and Households
The total number of housing units in Washington County increased rapidly during the middle years of
this last decade (2000 to 2010), but this growth slowed with the onset of the Great Recession in 2008.
Over the entire 2000 to 2010 period, the total number of housing units increased by about eighteen
percent countywide; this was more than 33,500 new housing units (Figure 13). In terms of relative
housing growth, all of Washington’s sub-areas outside the Metro boundary grew at similar rates during
the 2000s. The Washington portion of Gaston grew the fastest with a total housing unit increase of
about 20 percent (42 housing units) by 2010.
The rates of increase in the number of total housing units in the county, UGBs, and area outside UGBs
are similar to the growth rates of their corresponding populations. The growth rates for housing may
slightly differ from the rates for population because the numbers of total housing units are smaller than
the numbers of persons, or the UGB has experienced changes in the average number of persons per
household or in occupancy rates. However, the pattern of population and housing change in the county
is relatively similar.
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Figure 13. Washington County and Sub-Areas—Total Housing Units (2000 and 2010)

Washington County
Banks
Gaston (Washington)
North Plains
Outside UGBs

2000
178,913
527
211
634
9,419

2010
212,450
622
253
753
10,005

AAGR
(2000-2010)
1.7%
1.7%
1.8%
1.7%
0.6%

Share of
County 2000
100.0%
0.3%
0.1%
0.4%
5.3%

Share of
County 2010
100.0%
0.3%
0.1%
0.4%
4.7%

Sources: U.S. Census Bureau, 2000 and 2010 Censuses.
Note: For simplicity each UGB is referred to by its primary city's name.
Note: PRC does not forecast populations within the Metro area. As a result, population numbers and shares do not add up in this table.

Occupancy rates tend to fluctuate more than PPH. This is particularly true in smaller UGB areas where
fewer housing units allow for larger changes—in relative terms—in occupancy rates. From 2000 to 2010
the occupancy rate in Washington County remained stable. With the exception of Banks, which
recorded a 5% increase in occupancy in 2010 relative to 2000, occupancy rates remained stable for the
majority of areas.
Average household size, or persons per household (PPH), in Washington County was 2.6 in 2010, the
same as in 2000 (Figure 14). Washington County’s PPH in 2010 was slightly higher than for Oregon as a
whole, which had a PPH of 2.5. PPH varied across the county’s sub-areas, with each falling between 2.6
and 3.1 persons per household. In 2010, Banks had the highest PPH of 3.2 while the Washington portion
of Gaston and the area outside UGBs, at 2.7, had the lowest.
Figure 14. Washington County and Sub-Areas—Persons per Household (PPH) and Occupancy Rate

Washington County
Banks
Gaston (Washington)
North Plains
Outside UGBs

Persons Per Household (PPH)
Change
2000
2010
2000-2010
2.6
2.6
0.0
2.9
3.2
0.2
3.1
2.7
-0.4
2.7
2.8
0.1
2.8
2.7
-0.1

Occupancy Rate
2000
94.5%
89.9%
96.2%
93.7%
94.3%

2010
94.6%
95.3%
96.0%
94.3%
93.4%

Change
2000-2010
0.0%
5.4%
-0.2%
0.6%
-0.9%

Sources: U.S. Census Bureau, 2000 and 2010 Censuses.
Note: For simplicity each UGB is referred to by its primary city's name.
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Assumptions for Future Population Change
Evaluating past demographic trends provides clues about what the future will look like and helps
determine the most likely scenarios for population change. Past trends also explain the dynamics of
population growth specific to local areas. Relating recent and historical change to events that influence
population change serves as a gauge for what might realistically occur in a given area over the longterm. The forecast period is 2017-2067.
Assumptions about fertility, mortality, and migration are developed for larger population areas.4 The
assumptions are derived from observations based on life events as well as from trends unique to a given
county. We did not use this model to forecast Washington County’s sub-areas outside of the county’s
Metro boundary, as none have a population large enough for this methodology to use (7,000 people or
greater).
Population change for smaller sub-areas is determined by the change in the number of total housing
units, housing occupancy rates, and PPH. Assumptions around housing unit growth as well as occupancy
rates are derived from observations of historical building patterns and current plans for future housing
development. In addition, assumptions for PPH are based on observed historical patterns of household
demographics — the average age of householder, for example. All of Washington County’s sub-areas
outside of the Metro boundary fall into this category.

Assumptions for the County
During the forecast period, the population in Washington County is expected to age more quickly during
the first half of the forecast period and then remain relatively stable over the forecast horizon. Fertility
rates are expected to decline throughout the forecast period. Total fertility in Washington County was
1.88 children per woman during the 2010-15 period and we forecast fertility to gradually fall to 1.72
children per woman by 2065.
Changes in mortality and life expectancy are more stable than fertility and migration. The county is
expected to follow the statewide trend of increasing life expectancy throughout the forecast period—
progressing from a life expectancy of 82.1 years in 2010 to 89.6 in 2060. In spite of increasing life
expectancy and the corresponding increase in survival rates, Washington County’s aging population will
increase the overall numbers of deaths throughout the forecast period.
Migration is the most volatile and challenging demographic component to forecast due to the many
factors influencing migration patterns. Economic, social, and environmental factors—such as
employment, educational opportunities, housing availability, family ties, cultural affinity, climate
change, and natural amenities—occurring both inside and outside the study area affect both the
direction and the volume of migration.

4

County sub-areas with populations greater than 7,000 in the forecast launch year were forecast using the cohortcomponent method. County sub-areas with populations less than 7,000 in forecast launch year were forecast using
the housing-unit method. See Glossary of Key Terms at the end of this report for a brief description of these
methods or refer to the Methods document for a more detailed description of these forecasting techniques.
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We assume net migration rates will change in line with historical trends unique to Washington County.
Net out-migration of younger persons and net in-migration of middle-aged individuals will continue
throughout the forecast period. Countywide average annual net in-migration is expected to increase
from 3,968 net in-migrants in 2015 to 6,600 net in-migrants in 2035. Over the last 30 years of the
forecast period average annual net in-migration is expected to be more steady, remaining at about
6,600 net in-migrants through 2065. Net in-migration is expected to account for the majority of
Washington County’s population growth throughout the forecast period.

Assumptions for Smaller Sub-Areas
Rates of population growth for the smaller UGBs are assumed to be determined by corresponding
growth in the number of housing units, as well as changes in housing occupancy rates and PPH. The
change in housing unit growth is much more variable than change in housing occupancy rates or PPH.
Occupancy rates and PPH are assumed to stay relatively stable over the forecast period. Smaller
household size is associated with an aging population in Washington County and its sub-areas.
In addition, for sub-areas experiencing population growth, we assume a higher growth rate in the nearterm, with growth stabilizing over the remainder of the forecast period. If planned housing units were
reported in the surveys, then we account for them being constructed over the next 5-15 years. Finally,
for county sub-areas where population growth has been flat or declined, and there is no planned
housing construction, we hold population growth mostly stable with little to no change.
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Forecast Trends
Under the most-likely population growth scenario for Washington County, countywide and sub-area
populations are expected to increase over the forecast period. The countywide population growth rate
is forecast to peak in 2020 and then slowly decline for the remainder of the forecast period. A reduction
in population growth rates is driven by both (1) an aging population—contributing to steady increase in
deaths — as well as (2) the expectation of relatively stable in-migration over the second half of the
forecast period. The combination of these factors will likely result in population growth rates slowing as
time progresses through the forecast period.
Washington County’s total population is forecast to grow by a little more than 445,000 persons from
2017 to 2067, which translates into a total countywide population of 1,035,089 in 2067 (Figure 15). The
population is forecast to grow at the highest rate—approximately one and a half percent per year—in
the near-term (2017-2025). This anticipated population growth in the near-term is based on three core
assumptions: (1) Washington County’s economy will continue to strengthen in the next 10 years; (2)
young adults will continue to migrate into the county—bringing their families or having more children;
(3) empty nesters and retirees will migrate into the county, thus increasing deaths. The largest
component of growth in this initial period is net in-migration. Roughly 32,100 more deaths than births
are forecast for the 2017 to 2025 period. At the same time more than 57,300 in-migrants are also
forecast, combining with natural increase and producing strong population growth.
Figure 15. Washington County—Total Forecast Population by Five-year Intervals (2017-2067)
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Washington County’s sub-areas outside the Metro boundary are expected to grow by a combined
number of about 4,700 persons from 2017 to 2035, with a combined average annual growth rate of
nearly four percent (Figure 16). This growth rate is due to expected rapid growth in Banks and North
Plains, with both expected to capture increasing shares of the county’s total population over the
forecast horizon (Figure 17). The Washington portion of Gaston, however, is expected to capture a
stable share of the county’s populations. North Plains is expected to experience the highest absolute
growth in population over the next 18 years. The UGBs are expected to collectively add roughly 2,330
people from 2035-2067.
Population outside UGBs is expected to decrease by more than 1,800 people from 2017 to 2035 but is
expected to decrease at a much slower rate during the second half of the forecast period, only losing a
little more than 490 people from 2035 to 2067.
Figure 16. Washington County and Sub-Areas Combined—Forecast Population and AAGR

Washington County
Outside UGBs
Smaller UGBs

2017
589,562
25,566
4,828

2035
765,445
23,724
9,501

AAGR
AAGR
2067
(2017-2035) (2035-2067)
1,035,089
1.5%
0.9%
23,233
-0.4%
-0.1%
11,832
3.8%
0.7%

Share of
Share of
Share of
County 2017 County 2035 County 2067
100.0%
100.0%
100.0%
4.3%
3.1%
2.2%
0.8%
1.2%
1.1%

Source: Forecast by Population Research Center (PRC)
Note: Smaller UGBs are those with populations less than 7,000 in forecast launch year.

Figure 17. Washington County and Smaller Sub-Areas—Forecast Population and AAGR

Washington County
Banks UGB
Gaston UGB (Washington)
North Plains UGB
Outside UGBs

2017
589,562
1,908
654
2,266
25,566

2035
765,445
2,887
691
5,922
23,724

AAGR
AAGR
2067
(2017-2035) (2035-2067)
1,035,089
1.5%
0.9%
3,388
2.3%
0.5%
726
0.3%
0.2%
7,718
5.5%
0.8%
23,233
-0.4%
-0.1%

Share of
Share of
Share of
County 2017 County 2035 County 2067
100.0%
100.0%
100.0%
0.3%
0.4%
0.3%
0.1%
0.1%
0.1%
0.4%
0.8%
0.7%
4.3%
3.1%
2.2%

Source: Forecast by Population Research Center (PRC)
Note: PRC does not forecast populations within the Metro area. As a result, population numbers and shares do not add up in this table.

Forecast Trends in Components of Population Change
As previously discussed, a key factor in increasing deaths is an aging population. From 2017 to 2035 the
proportion of county population 65 or older is forecast to grow from roughly 13 percent to about 19
percent; however the proportion of the population 65 or older is expected to increase at a slower rate
ending at 22 percent by 2067 (Figure 18). For a more detailed look at the age structure of Washington
County’s population see the final forecast table published to the forecast program website
(http://www.pdx.edu/prc/opfp).
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Figure 18. Washington County—Age Structure of the Population (2017, 2035, and 2067)

As the countywide population ages in the near-term and more women choose to have fewer children
and have them at older ages, the increase in average annual births is expected to slow. This, combined
with the rise in number of deaths, is expected to cause natural increase to decrease in magnitude
(Figure 19).
Net in-migration is forecast to increase rapidly in the near-term and then remain relatively stable over
the remainder of the forecast period. The majority of these net in-migrants are expected to be adults in
their 20s and 30s.
In summary, a diminishing natural increase and steady net in-migration are expected to lead to
population growth reaching its peak in 2020 and then slightly tapering through the remainder of the
forecast period (Figure 19). An aging population is expected to lead to an increase in deaths, and a
smaller proportion of women in their childbearing years will likely result in a long-term decline in birth
rates. Net in-migration is expected to remain relatively steady throughout the forecast period and
therefore will complement natural increase.
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Figure 19. Washington County—Components of Population Change, 2015-2065
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Glossary of Key Terms
Cohort-Component Method: A method used to forecast future populations based on changes in births,
deaths, and migration over time.
Coordinated population forecast: A population forecast prepared for the county along with population
forecasts for its urban growth boundary (UGB) areas and non-UGB area.
Housing unit: A house, apartment, mobile home or trailer, group of rooms, or single room that is
occupied or is intended for occupancy.
Housing-Unit Method: A method used to forecast future populations based on changes in housing unit
counts, vacancy rates, the average numbers of persons per household (PPH), and group quarter
population counts.
Occupancy rate: The proportion of total housing units that are occupied by an individual or group of
persons.
Persons per household (PPH): The average household size (i.e. the average number of persons per
occupied housing unit).
Replacement Level Fertility: The average number of children each woman needs to bear in order to
replace the population (to replace each male and female) under current mortality conditions in the U.S.
This is commonly estimated to be 2.1 children per woman.
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Appendix A: Surveys and Supporting Information
Supporting information is based on planning documents and reports, and from submissions to PRC from city officials and staff, and other
stakeholders. The information pertains to characteristics of each city area, and to changes thought to occur in the future. The city of Gaston did
not submit survey responses.

Banks — Washington County— 10/3/2016
Observations about
Population
Composition (e.g.
about children, the
elderly, racial
ethnic groups)

Observations
about Housing
(including vacancy
rates)
Significant UGB
expansion a few
years ago and
poised for
significant new
housing
development.
Elected officials
appear interested
in enlarging some
minimum lot sizes
for higher end
housing. Also need
to consider
"spillover" from
Metro region and

Planned
Housing
Development/
Est. Year
Completion

Future Group
quarters
Facilities

Future
Employers

Infrastructure

Promotions (Promos) and
Hindrances (Hinders) to
Population and Housing Growth;
Other notes
Promos: As noted, recent UGB
expansion. Planned and zoned
for significant number of
households with I believe a
larger than average HH size.
Note that the city has their own
K-12 school system which is
located on the main street.
Current Banks-Vernonia Trail and
possible future Salmonberry Trail
from Banks to Tillamook. Golf
Course.

Hinders:
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Banks — Washington County— 10/3/2016
demand for more
affordable housing.

Highlights or
summary from
planning
documents of
influences on or
anticipation of
population and
housing growth
(including any plans
for UGB expansion
and the stage in the
expansion process)

N/A
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Banks — Washington County— 10/3/2016
Other information
(e.g. planning
documents, email
correspondence,
housing
development
survey)

According to PRC background research:
-

Between the recent UGB expansion and the low rates of population growth in recent years, it would seem that
Banks likely does not have significant constraints on developable employment lands or residential lands.
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Gaston — Washington County— NO RESPONSE
Observations about
Population
Composition (e.g.
about children, the
elderly, racial ethnic
groups)

Observations
about Housing
(including
vacancy rates)

Planned
Housing
Developmen
t/Est. Year
Completion

Future Group
quarters
Facilities

Future Employers

Infrastructure

Promotions (Promos) and
Hindrances (Hinders) to
Population and Housing Growth;
Other notes

Highlights or summary
from planning
documents of
influences on or
anticipation of
population and
housing growth
(including any plans
for UGB expansion and
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Gaston — Washington County— NO RESPONSE
the stage in the
expansion process)

Other information
(e.g. planning
documents, email
correspondence,
housing development
survey)
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North Plains — Washington County— 11/14/2016
Observations about
Population
Composition (e.g.
about children, the
elderly, racial ethnic
groups)
The age distribution of
North Plains is similar
to Washington County
with a slightly smaller
share of people over 60
years old.

Observations
about Housing
(including
vacancy rates)
Significant new
housing
development in
past couple of
years and
continuing.
Elected officials
have expressed
concern about
the appearance
of some
(previous)
higher density
housing and
DLCD has been
encouraging the
city to consider
development
code
modifications to
improve space

Planned
Housing
Developmen
t/Est. Year
Completion
The City
expects to
build out all
vacant land,
except for
small infill,
with the
development
that is
proposed, as
documented
through
building
permits

Future Group
quarters
Facilities
None

Future Employers

Infrastructure

There has been
interest in
employers
considering
locating in the
area, but no
definitive plans
now.

In 2005 the City
tied into the
Hillsboro Water
supply with a 1
million gal per
day capacity,
currently we are
using only 20%
of that amount.
Clean Water
Services has
designed the
system and the
2014 lift station
for above
maximum build
out.

Promotions (Promos) and
Hindrances (Hinders) to
Population and Housing Growth;
Other notes
Promos: The city does have a
large area of "undesignated"
lands surrounding the UGB, so
the opportunity is there for
further expansion.

Hinders: Once the vacant land is
built out, North Plains will not
have sufficient buildable lands to
accommodate additional
housing.
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North Plains — Washington County— 11/14/2016
efficient housing
options to
minimize
pressure to
increase
minimum lot
sizes. The city
was recently
awarded a TGM
Education and
Outreach grant
for a workshop
on housing
design.
Highlights or summary
from planning
documents of
influences on or
anticipation of
population and
housing growth
(including any plans
for UGB expansion and
the stage in the
expansion process)

A UGB expansion may be in their future. On account of the relatively high cost of housing in the Metro region in general and
the increasing cost in Hillsboro in particular, consideration should be given to how projected housing costs in North Plains
relative to the surrounding area may affect their future growth. Also may want to consider public transportation plans, HH
transportation costs and their potential impact on residential affordability.
The City is in the process of evaluating the sufficiency of land for commercial and industrial growth. Once the preliminary
population forecast is available, the City will complete a housing needs analysis as well. These studies may or may not lead to a
UGB expansion.
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North Plains — Washington County— 11/14/2016
Other information
(e.g. planning
documents, email
correspondence,
housing development
survey)

North Plains is/was assessing its employment and residential land needs throughout this forecasting process.

Unincorporated Area — Washington County— 11/14/2016
Observations about
Population
Composition (e.g.
about children, the
elderly, racial ethnic
groups)

Observations
about Housing
(including
vacancy rates)

Planned
Housing
Developmen
t/Est. Year
Completion

Future Group
quarters
Facilities

Future Employers

Infrastructure

Promotions (Promos) and
Hindrances (Hinders) to
Population and Housing Growth;
Other notes
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Unincorporated Area — Washington County— 11/14/2016
Washington County is
increasingly diverse in
terms of racial and
ethnic identity. The
County has a large
percentage of families
with children.

New single
family housing
built in
Washington
County is
generally suited
for families with
children. There
is limited
housing
potential in the
rural
unincorporated
area.

55 SFR units
planned in
the pipeline,
2 of which
are under
review and
53 have been
approved.

Unknown,
unlikely in rural
unincorporated
area

Unknown

Washington
Promos:
County requires
development of
infrastructure
Hinders:
finance plans as
a part of
concept
planning for new
areas. This
supports the
county's ability
to provide
necessary
infrastructure.
This applies to
development in
the cities, which
will use county
transportation
system.
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Unincorporated Area — Washington County— 11/14/2016
Highlights or summary
from planning
documents of
influences on or
anticipation of
population and
housing growth
(including any plans
for UGB expansion and
the stage in the
expansion process)

Washington County has no plans for UGB expansions that will remain as unincorporated areas.

Other information
(e.g. planning
documents, email
correspondence,
housing development
survey)

According to PRC background research:
- The vast majority of vacant buildable lands in the urban unincorporated area are currently designated for

Low Density Residential development; only a small percentage of the remaining 14,871 acres are now slated
for commercial and industrial uses. Vacant buildable industrial lands in the urban unincorporated are
concentrated in three community planning areas: Sunset West, West Union, and Sherwood-Tualatin.
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Appendix B: Specific Assumptions
Banks
The 5-year average annual housing unit growth rate is assumed to rapidly increase from 1.1 percent to
4.75 percent during the first 10 years and then rapidly decline thereafter. The occupancy rate is
assumed to be steady at 95.3 percent throughout the 50 year horizon. PPH is assumed to be stable at
3.16 over the forecast period. There is no group quarters population in Banks.
Gaston
The 5-year average annual housing unit growth rate is assumed to decline throughout the forecast
period. The occupancy rate is assumed be steady at 96 percent throughout the 50 year horizon. PPH is
assumed to be stable at 2.66 over the forecast period. There is no group quarters population in Gaston.
North Plains
The 5-year average annual housing unit growth rate is assumed to rapidly decline throughout the
forecast period. The occupancy rate is assumed to be steady at 94.3 percent throughout the 50 year
horizon. PPH is assumed to be stable at 2.75 over the forecast period. Group quarters population is
assumed to remain at 8.
Outside UGBs
The 5-year average annual housing unit growth rate is assumed to decline throughout the forecast
period. The occupancy rate is assumed to steadily decrease from 93.3 percent to 92.1 percent
throughout the 50 year horizon. PPH is assumed to rapidly decrease from 2.71 to 2.46 during the first
half of the forecast period and then remain steady thereafter. Group quarters population is assumed to
remain at 70.
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Appendix C: Detailed Population Forecast Results

Figure 20. Washington County—Population by Five-Year Age Group
Population
Forecasts by Age
Group / Year

2017

2020

2025

2030

2035

2040

2045

2050

2055

2060

2065

2067

00-04
05-09
10-14
15-19
20-24
25-29
30-34
35-39
40-44
45-49
50-54
55-59
60-64
65-69
70-74
75-79
80-84
85+

39,803
39,780
38,995
36,097
35,535
45,989
44,792
44,001
42,134
40,744
38,599
36,071
31,703
25,412
18,626
12,785
8,688
9,797

40,771
40,034
40,675
36,954
36,710
48,385
47,443
44,625
43,235
41,689
39,666
37,600
34,012
29,000
22,115
15,814
10,028
10,582

43,819
41,923
41,358
39,899
38,227
50,809
51,696
49,181
44,325
43,619
41,285
39,395
36,520
32,766
27,635
20,380
13,901
12,931

46,420
45,147
43,395
40,612
41,160
52,454
54,141
53,452
48,863
44,609
43,097
40,883
38,204
35,206
31,173
25,233
17,479
17,107

48,474
47,711
46,620
42,637
41,797
56,012
55,767
55,845
53,152
49,074
44,077
42,667
39,609
36,879
33,430
28,208
21,283
22,203

50,428
49,751
49,197
45,831
43,822
56,445
59,471
57,448
55,618
53,338
48,538
43,649
41,345
38,326
35,045
30,285
23,635
28,131

52,221
51,631
51,177
48,343
46,996
58,680
59,795
61,124
57,198
55,677
52,759
48,030
42,241
40,064
36,419
31,781
25,401
33,707

54,123
53,338
52,983
50,266
49,456
62,395
62,022
61,315
60,840
57,136
55,070
52,175
46,418
40,983
38,086
33,066
26,735
38,730

56,356
55,172
54,629
52,043
51,328
65,122
65,829
63,484
61,040
60,674
56,542
54,435
50,388
45,112
38,944
34,644
27,919
43,192

58,576
57,337
56,399
53,662
53,044
67,028
68,583
67,258
63,212
60,769
60,074
55,872
52,512
48,911
42,844
35,465
29,373
47,241

60,456
59,528
58,544
55,449
54,636
68,734
70,516
69,999
66,902
62,875
60,245
59,391
53,893
50,947
46,484
39,089
30,171
51,290

61,086
60,264
59,408
56,310
55,339
69,342
71,207
70,761
67,960
64,303
61,111
59,477
55,230
51,476
47,247
40,423
31,412
52,728

Total

589,562

619,337

669,669

718,633

765,445

810,303

853,245

895,137

936,854

978,160

1,019,146

1,035,089

Population Forecasts prepared by: Population Research Center, Portland State University, June 30, 2017.

Figure 21. Washington County’s Sub-Areas—Total Population
Area / Year
2017
2020
2025
2030
2035
2040
2045
Washington County
589,562
619,337
669,669
718,633
765,445
810,303
853,245
Banks UGB
1,908
1,957
2,469
2,811
2,887
2,961
3,035
Gaston UGB (Washington)
654
662
674
683
691
698
705
North Plains UGB
2,266
3,054
4,410
5,245
5,922
6,352
6,727
Outside UGB Area
25,566
25,309
24,317
23,876
23,724
23,710
23,656
Population Forecasts prepared by: Population Research Center, Portland State University, June 30, 2017.

2050
895,137
3,112
710
7,045
23,576

2055
936,854
3,189
715
7,292
23,502

2060
2065
2067
978,160 1,019,146 1,035,089
3,271
3,353
3,388
720
724
726
7,466
7,640
7,718
23,436
23,310
23,233
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